
 

 

MUSKEGON CHARTER TOWNSHIP 

PLANNING COMMISION MINUTES 

PC-20-09 

September 14, 2020 

 

CALL TO ORDER   

  Chairperson Bouwman called the virtual WEBEX meeting to order at 7:00 p.m. 

ROLL   

Present:  Singerling, VandenBosch, Borushko, Hower, Hughes, Bouwman 

Absent: None 

Excused:    Frein 

 

Also Present: Planning / Zoning Administrator Brian Werschem,  

Recording Secretary Andria Muskovin, Fire Marshall Nicolai, Supervisor 

Hodges and 7 guests. 

 

Approval of Agenda 

Motioned by Hower supported by Singerling to approve the September 14, 2020 

Agenda. 

Roll Call:   

Ayes: Borushko, Hughes, Bouwman, VandenBosch, Hower, Singerling 

Nays: 

 

Motion carried. 

Approval of Minutes 

Motioned by Hower supported by Singerling to approve the minutes of August 

10, 2020. 

Roll Call:   

Ayes: Borushko, Hughes, Bouwman, VandenBosch, Hower, Singerling 

Nays: 

 

Motion carried. 

Communications  

August Board Minutes Reviewed with no comment  

Staff Report acknowledged 



 

 

 

Unfinished Business - None 

 

New Business –  

1. PC 20-23 Site Plan 
 

Name: McDonald’s USA LLC 

Address: 3586 E. Apple 
PP#  61-10-024-300-0024-00 
Zoning: Neighborhood Commercial (C1) 

 

Purpose: Improvements to existing drive thru facilities 
 

Planner Werschem indicated that McDonalds proposes to add a second drive thru lane to 

enhance their drive thru business. This includes additional canopy, reader board and 

communication as indicated on site plan. Some modifications to the parking area and drive 

lanes were required as well. 

Jeff Brinks of Venture Engineering, 515 Ridge Bluff, Byron Center MI stated that due to Covid, 

an additional drive thru lane will be added to service customers better. 

John Hughes stated that it would be a good thing as cars are always out on Apple Ave. 

Ron Hower asked if the Mill Iron entrance will help or hurt with cars cutting in line. Jeff replied 

that people should circle the restaurant, but if it is not busy they may go in the lane, but 

circling in front is intended.  

The following are the standards for Site Plan approval.  

(b) Each site plan shall conform to all applicable provisions of this chapter and the following 
standards: 

 

(1) All elements of the site plan shall be designed to take into account the site's 
topography, the size and type of the lot, the character of adjoining property 
and the type and size of buildings. The site shall be developed so as not to 
impede the normal and orderly development or improvement of surrounding 
property for uses permitted in this chapter. 

 

PC determined that the overall topography lot is minimally altered so as not to 
impede the normal and orderly development or improvement of surrounding 
property for uses permitted in this chapter. 

 

(2) The landscape shall be preserved in its natural state, insofar as practical, by 
removing only those areas of vegetation or making those alterations to the 
topography which are reasonably necessary to develop the site in accordance 
with the requirements of this chapter. Landscaping shall be preserved and/or 
provided to ensure that proposed uses will be adequately buffered from one 
another and from surrounding public and private property. 



 

 

 

PC determined that very little if any actual landscaping is being removed.  

 

(3) Storm water and erosion protection. 

 

a. Appropriate measures shall be taken to ensure that removal of surface 
waters will not adversely affect neighboring properties, the public 
storm water drainage system, or nearby bodies of water.  

 

PC determined that the removal of surface waters will not adversely 
affect neighboring properties, the public storm water drainage system, 
or nearby bodies of water. 

 

b. Provisions shall be made to accommodate storm water, prevent 
erosion and the formation of dust.  
 

PC determined that adequate measures have been taken to 
accommodate storm water, prevent erosion and the formation of dust. 

 

c. The use of detention/retention ponds may be required.  
 

PC determined that the existing is adequate and no additional 
detention / retention ponds are necessary. 

 

d. Surface water on all paved areas shall be collected at locations so that 
it will not obstruct the flow of vehicular or pedestrian traffic or create 
standing water that may interfere with this traffic.  
 

PC determined that surface water will not obstruct the flow of vehicular 
or pedestrian traffic or create standing water that may interfere with 
this traffic as it currently exists.  

 

e. Areas of natural drainage such as swales, wetlands, ponds, or swamps 
shall be protected and preserved insofar as practical in their natural 
state to provide areas for natural habitat, preserve drainage patterns 
and maintain the natural characteristics of the land. 
 

PC determined that this project, as proposed, will have no effect on the 
natural drainage such as swales, wetlands, ponds, or swamps. 

 

f. Catch basins or other protective measures may be required to contain 
oil filters or traps to prevent contaminants from being discharged to 
the natural drainage system. Other provisions may be required to 
contain runoff or spillage from areas where hazardous materials are 
stored, or proposed to be stored.  
 

PC determined that adequate measures have been taken to 
accommodate runoff and spillage. 



 

 

 

g. Compliance with the requirements of section 58-487 shall also be 
demonstrated. 
 

Section 58-47 provisions shall apply to all businesses and facilities, 
including private and public facilities, which use, store or generate 
hazardous substances and polluting materials in quantities greater 
than 100 kilograms per month, equal to about 25 gallons or 220 
pounds, and which require site plan review under the provisions of this 
article or other township ordinances. This project will produce no 
additional hazardous beyond the existing measures of protection. 

 

(4) The site plan shall provide reasonable, visual and sound privacy for all dwelling 
units located therein. Fences, walks, barriers and landscaping shall be used, as 
appropriate, for the protection and enhancement of property and for the 
privacy of its occupants. 
 

PC determined that the landscape plan and layout does provide for this privacy. 
No dwelling units located therein. 

 

(5) Every structure or dwelling unit shall have access to a public street, unless 
otherwise provided in an approved PUD.  

 
PC determined that public street access is existing and adequate. 

 

(6) A pedestrian circulation system which is insulated as completely as reasonably 
possible from the vehicular circulation system shall be provided.  

 
PC determined that the pedestrian circulation system is existing and adequate.  

 

(7) Safe, convenient, uncongested, and well-defined vehicular and pedestrian 
circulation within the site shall be provided. Drives, streets and other elements 
shall be designed to promote safe and efficient traffic operations within the 
site and at its access points.  

 
PC determined that the site plan accommodates safe, convenient, uncongested, 
and well-defined vehicular and pedestrian circulation within the site and the 
drives, streets and other elements are designed to promote safe and efficient 
traffic operations within the site and at its access points.  

 

(8) The arrangement of public or common ways for vehicular and pedestrian 
circulation shall be connected to existing or planned streets and pedestrian or 
bicycle pathways in the area.  

 
PC determined that this is existing and adequate. 

 

(9) All streets shall be developed in accordance with chapter 42, subdivisions and 
the county road commission specifications.  

https://library.municode.com/mi/muskegon_chrtr_township%2C_(muskegon_co.)/codes/code_of_ordinances?nodeId=COOR_CH58ZO_ARTVIIISIPLRE_S58-487RESTGRPR
https://library.municode.com/mi/muskegon_chrtr_township%2C_(muskegon_co.)/codes/code_of_ordinances?nodeId=COOR_CH42SU


 

 

 
No streets proposed as part of this application. Not applicable. 

 

(10) All buildings or groups of buildings shall be arranged so as to permit necessary 
emergency vehicle access as required by the fire and police departments.  

 
PC determined that this is existing and adequate. Approved by the Fire 
inspector. 

 

(11) The site shall be adequately served by water supply and sewage collection 
and/or treatment.  

 
The site currently has adequate water and sewer services which are not being 
altered by this application. 

 

(12) All loading or unloading areas and outside storage areas, including refuse 
storage stations, shall be screened from view of the street and/or adjacent 
properties by a vertical screen consisting of structural or plant materials.  

 
PC determined that the proposed is adequate. 

 

(13) Exterior lighting shall be arranged so that it is deflected away from adjacent 
properties and so that it does not impede the vision of traffic along adjacent 
streets.  

 
PC determined that all exterior lighting proposed remains onsite and no light 
trespass is occurring onto neighboring properties. 

 

(14) Site plans shall conform to all applicable requirements of state and federal 
statutes and approval must be conditioned on the applicant receiving 
necessary state and federal permits before final site plan approval or an 
occupancy permit is granted.  

 
PC determined that this should be a condition of approval. 

 

Motion by Hower seconded by Singerling to approve site plan for 3586 

E. Apple Ave. parcel number 61-10-024-300-0024-00 having met all the 
site plan standards of Section 58-486 of the Muskegon Charter 

Township Code of Ordinances contingent upon all federal, state, county 
and local ordinances and regulations being met. 

 

Roll Call 

 

Ayes: Singerling, Borushko, Hower, Bouwman, Hughes, VandenBosch 
Nays: 

 

Motion Carried 



 

 

 

 

2. PC 20-24 Special Use  - Public Hearing  
 

Name: Jonathon Felker 

Address: 1641 Vine 
PP#  61-10-770-000-0019-00 

Zoning: Single Family Residential (R1)  
 
Purpose: Addition to Pre-existing nonconforming home to close 

to property line 

 

Planner Werschem explained that Mr. Felker lives in a single family home located at 

1641 Vine. He proposes to construct a 16 x 20 addition to his home adding an entry, 

bedroom and bathroom to his home. However, he proposes this addition within the rear 

setback of the property. This addition is directly in line with the existing home which 

was originally built within the now rear setback. The home is pre-existing legal non-

conforming as it relates to the rear setback so a variance is not required because he is 

not proposing to violate any further the existing setback but Section 58-8 of the 

Muskegon Charter Township Code of Ordinances applies. They state as follows: 

Sec. 58-8. - Use of nonconforming land, buildings and structures. 

(a) Except where specifically provided to the contrary, and subject to the 

provisions of sections 58-9, 58-10 and 58-11, the lawful use of any 
building or structure or of any lot or parcel of land which is existing and 
lawful on the effective date of this chapter or, in the case of an 

amendment of this chapter, then on the effective date of such 
amendment, may be continued although such use does not conform with 
the provisions of this chapter or any amendment thereto, as the case 

may be. In addition, except where specifically provided to the contrary, 
and subject to the provisions of sections 58-9, 58-10 and 58-11, a 
building or structure which is existing and lawful on the effective date of 

this chapter or, in the case of an amendment to this chapter, then on the 
effective date of such amendment, may be maintained and continued 
although such building or structure does not conform with the provisions 

of this chapter or any amendment thereto, as the case may be. 

(b) No building, structure or use which is nonconforming under this chapter 

or any amendment thereto may be extended, enlarged, altered, 
remodeled or modernized unless such extension, enlargement, 
alteration, remodeling or modernization is first authorized as a special 

use by the planning commission. In considering such authorization, the 
planning commission shall consider the following standards: whether the 
extension, enlargement, alteration, remodeling or modernization will 

substantially extend the probable duration of the nonconforming 
structure, building or use; whether the extension, enlargement, 
alteration, remodeling or modernization of the nonconforming structure, 

building or use will interfere with the use of adjoining lands or other 
properties in the surrounding neighborhood for the uses for which they 
have been zoned pursuant to the provisions of this chapter; and the 

https://library.municode.com/mi/muskegon_chrtr_township%2C_(muskegon_co.)/codes/code_of_ordinances?nodeId=COOR_CH58ZO_ARTIINGE_DIV1GE_S58-9REIMCONOBUST
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effect of the nonconforming structure, building or use and such 
extension, enlargement, alteration, remodeling or modernization thereof 

on adjoining lands in the surrounding neighborhood. 

As you can see by 58-8 (b) No building which is nonconforming under this chapter 

may be enlarged unless such enlargement is first authorized as a special use by the 

planning commission.  

Public Hearing opened at: 7:12 PM 

 

Planner Werschem stated that no inquiries, indications in favor of or in objection to 

were received from the public notices. Notice was published on August 30, 2020. 

John Felker, 1641 Vine Ave, Muskegon would like to add a bedroom, bathroom and 

mud room. Two families are coming together that is why the need for the addition. He 

did not realize that it was non-conforming. 

No questions from the PC. 

 

Motion by Hower seconded by Singerling to close the public hearing at 7:17 

PM. 

Roll Call 

 

Ayes: Singerling, Borushko, Hower, Bouwman, Hughes, VandenBosch 
Nays: 

 

Motion Carried 

 

In considering such authorization, the planning commission shall consider the 

following standards: 

1) Whether the extension, enlargement, alteration, remodeling or 

modernization will substantially extend the probable duration of the 

nonconforming structure, building or use;  

 
PC determined that since the property is zoned residential, the property is 
used for single family residential and the addition is for single family 

residential the existing home can be maintained and continued in 
accordance to 58-8 (a) so an addition to a permitted use would not extend 
the permitted use beyond its existing authorization to exist which may be 

continued without end. 
 

2) Whether the extension, enlargement, alteration, remodeling or 

modernization of the nonconforming structure, building or use will interfere 

with the use of adjoining lands or other properties in the surrounding 

neighborhood for the uses for which they have been zoned pursuant to the 

provisions of this chapter;  

 



 

 

PC determined that since the neighboring uses are also single family 
residential and the dwelling is already located within the rear setback this 

proposed addition will not interfere with the use of adjoining lands or other 
properties in the surrounding neighborhood for the uses for which they have 
been zoned pursuant to the provisions of this chapter; 

 
3) The effect of the nonconforming structure, building or use and such 

extension, enlargement, alteration, remodeling or modernization thereof on 

adjoining lands in the surrounding neighborhood. 

 

PC determined that the enlargement will not have an effect thereof on 
adjoining lands in the surrounding neighborhood. 

 

 

Motion made by Hower seconded by Singerling the approval of a special 
use permit for an addition to the non-conforming dwelling located at 1641 

Vine, parcel # 61-10-770-000-0019-00  having met the  standards of 
Section 58-8 (b) of the Muskegon Charter Township Code of Ordinances.  

 

Roll Call 

 

Ayes: Singerling, Borushko, Hower, Bouwman, Hughes, VandenBosch 
Nays: 

 

Motion Carried 

 

3. PC 20-25 Special Use - Public Hearing 
 

Name:  Joe’s Service Station 
Address: 3189 E. Apple Ave. 
PP#  61-10-026-200-0031-00 
Zoning: Neighborhood Commercial (C1)  
 
Purpose: Expand parking and storage onto adjoining parcel now combined. 
 
 

Planner Werschem informed the PC that Joe Breen of Joe’s Service Station is in need of additional space to 

park vehicles in for service. He has combined the property to the west with his existing business property 

located at 3189 E. Apple Ave. He wishes to add additional parking and drive area for vehicles in for service to 

assure that vehicles for service are maintained onsite in an orderly and appropriate fashion. He wishes to 

expand his current special use for the automotive repair business and outdoor storage of vehicles to include 

the newly combined property. 

To accomplish this the Township Board must approve an expansion of his special use onto the additional 

property after Planning Commission holds a public hearing on the matter and makes a recommendation on 

the expanded special use. The Planning Commission would also need to approve Mr. Breens Site Plan 

submitted contingent upon Township Board approval of the expanded Special Use. 



 

 

First we will tackle the special use permit application. I would highly recommend that specific standards be 

placed upon the special use such as: 

1. All vehicles in for service must be properly / currently licensed. 

2. All vehicles in for service must be kept in the designated parking areas. 

3. No outdoor storage of parts, fluids, junk vehicles, unlicensed vehicles and the like 

other than licensed vehicles in for short term service. 

4. No vehicles in for service may be kept onsite for a period greater than 15 (30, 45) 

days. 

5. Any other standards necessary the PC believe prudent to assure that this location is 

maintained in a fashion acceptable to the Township and does not become a junk yard. 

Special uses run with the land so the special uses approved will not be under the control of Mr. Breen forever 

so limitations should be put in place to protect the residents of MCT into the future. 

 

Public Hearing opened at: 7:19 PM 

 

Planner Werschem stated that no inquiries, indications in favor of or in objection to 

were received from the public notices. 

Joe Breen, 701 N Mill Iron, Muskegon owner of Joe’s Service Station, was questioned 

by the PC. 

Chairman Bouwman asked how long the cars are typically there. Joe’s response 7 to 

10 days to get in bay, 2 weeks before putting a transmission back in, because parts 

are hard to find due to Covid 19. He stated that it is normally 3 weeks to a month for 

a transmission repair.  

Ron Hower asked if he is that busy that all 45 parking spots could be used. Joe stated 

yes, cars are dropped off (if they have died) and there is nowhere else to take them 

until it is fixed. Hower then asked how long is reasonable to keep cars there. Joe 

responded 45 days can have the car out.  

Supervisor Jennifer Hodges, 1990 E Apple Ave, Muskegon, stated that when she has 

had calls with concerns/complaints, Joe has taken care of it. She stated that it is a 

good business for the Township and if we can help to correct issues, we should work 

together with Joe. 

Brian Werschem state the only solution is the next lot. We know they are there for 

repair and not junk. He has room to grow with property added next door. 

Chairman Bouwman asked if the 2 parcels are combined, do the stipulations on 

original parcel go away when this special use is passed? 

Werschem answered that the original stipulation would run with original property – 

expand limitation.  

Werschem also stated that up to 15 of the parking spaces are taken up by employees.  

Hower was concerned with limiting the number of cars. Bouwman stated that cars in 

compliance should be ok, because he is mechanical not body shop, so he would not 

have smashed up cars. 



 

 

Jim Borushko asked about wreckers dropping of cars during off business hours. He 

wanted to know if Joe had vehicle to move them. Joe replied that yes he does move 

cars all day because it is mechanical and not body shop. Werschem stated that the 

tow truck drivers can be trained to drop them in certain areas, and the Township can 

get on them too. 

Motion by Singerling seconded by Hower to close the public hearing at 7:31 

PM. 

Roll Call 

 

Ayes: Singerling, Borushko, Hower, Bouwman, Hughes, VandenBosch 

Nays: 

 

Motion Carried 

 

Sec. 58-57. - General standards for making determinations. 

The planning commission and township board shall, upon separate occasions, review the 
particular facts and circumstances of each proposal in terms of the following standards and shall 
find adequate evidence showing that the proposed use: 

(1) Will be harmonious with and in accordance with the general objectives or with 
any specific objectives of the general plan or current adoption. 

 
PC determined that with proper conditions placed upon an auto  service 
business this application would be harmonious with and in accordance with the 
general objectives or with any specific objectives of the general plan or current 
adoption.  
 

(2) Will be designed, constructed, operated, and maintained so as to be harmonious 
and appropriate in appearance with the existing or intended character of the 
general vicinity and that such a use will not change the essential character of 
the same area. 

 
PC determined that this is designed, constructed, operated, and maintained so 
as to be harmonious and appropriate in appearance with the existing or 
intended character of the general vicinity and that such a use will not change 
the essential character of the same area with proper conditions and limitations 
in place.  

 
(3) Will not be hazardous or disturbing to existing or future neighboring uses. 
 

PC determined this will not be hazardous or disturbing to existing or future 
neighboring uses. Planning Commission will need to concur.  

 
(4) Will be a substantial improvement to property in the immediate vicinity and to 

the township as a whole. 
 

PC determined that Mr. Breen struggles with excessive vehicles in for service 
resulting in vehicles parked haphazardly around the property. By expanding his 
area to hold these vehicles and maintain them in an o rderly fashion will be a 



 

 

substantial improvement to property in the immediate vicinity and to the 
township as a whole . 

 
(5) Will be served adequately by essential public facilities and services; such as 

highways, streets, police and fire protection, drainage structures, refuse 
disposal, or schools; or that the persons or agencies responsible for the 
establishment of the proposed use shall be able to provide adequately for such 
services. 

 
Essential public services and facilities shall be able to be provided unde r the 
proposed use. This plan has been reviewed and approved by the Fire Inspector 
as well.  

 
(6) Will not create excessive additional requirements at public cost for public 

facilities and services and will not be detrimental to the economic welfare of 
the township. 

 
PC determined that n o additional requirements at public cost for public 
facilities and services anticipated.  

 
(7) Will not involve uses, activities, processes, materials, and equipment and 

conditions of operation that will be detrimental to any persons, property, or the 
general welfare by reason of excessive production of traffic, noise, smoke, 
fumes, glare or odors. 

 
PC determined that the use will not involve uses, activities, processes, 
materials, and equipment and conditions of operation that will b e detrimental 
to any persons, property, or the general welfare by reason of excessive 
production of traffic, noise, smoke, fumes, glare or odors.  

 
(8) Will be consistent with the intent and purposes of this chapter. 
 

PC determined automotive repair facilities  is consistent with the intent and 
purpose of special uses in the commercial  zoning district with appropriate 
conditions put into place.  

 

 

Motion by Singerling seconded by Borushko to recommend to the Township 

Board approval of a special use permit for additional parking and storage 
area for vehicles to be serviced located at 3189 E. Apple Ave., parcel # 61-
10-026-200-0031-00 having met the  standards of Section 58-8 (b) of the 

Muskegon Charter Township Code of Ordinances with the following 
conditions: 

  

1. All vehicles in for service must be properly / currently licensed. 

2. All vehicles in for service must be kept in the designated parking areas. 

3. No outdoor storage of parts, fluids, junk vehicles, unlicensed vehicles and the 

like other than licensed vehicles in for short term service. 

4. No vehicles in for service may be kept onsite for a period greater than 45 

days. 

 



 

 

Roll Call 

 

Ayes: Singerling, Borushko, Hower, Bouwman, Hughes, VandenBosch 
Nays: 

 

Motion Carried 

 

4. PC 20-26 Site Plan 
 

Name:  Joe’s Service Station 
Address: 3189 E. Apple Ave. 
PP#  61-10-026-200-0031-00 
Zoning: Neighborhood Commercial (C1)  
 
Purpose: Expand parking and storage onto adjoining parcel now combined. 

  

 Planner Werschem explained that this is the Site Plan for the previous Special Use Permit Application. 

Brian Werschem stated that this is related to the special use that was just done, and will be heard next Monday by 

the Board. 

 

There was discussion on the engineering of this site plan. 

 

Wade VandenBosch stated that it is lacking definition on how the plan is working. Some pipe is 4” and some 6”. He is 

concerned that they will not last. Joe asked if MDOT should be contacted. Wade replied that to protect Joe, he should 

have the plan reviewed more closely. Brian Werschem stated that it is not uncommon to have a 3rd party review.  

Joe questioned why another licensed engineer. Brian explained because they don’t add up. They have had issues with 

this particular engineer, and numbers are not adding up. 

 

(b) Each site plan shall conform to all applicable provisions of this chapter and the following standards: 

 

(1) All elements of the site plan shall be designed to take into account the site's topography, the 
size and type of the lot, the character of adjoining property and the type and size of buildings. 
The site shall be developed so as not to impede the normal and orderly development or 
improvement of surrounding property for uses permitted in this chapter. 

 

PC determined that all elements of the site plan are designed to take into account the site's 
topography, the size and type of the lot, the character of adjoining property and the type and 
size of buildings. The site is developed so as not to impede the normal and orderly development 
or improvement of surrounding property for uses permitted in this chapter. 

 

 

(2) The landscape shall be preserved in its natural state, insofar as practical, by removing only 
those areas of vegetation or making those alterations to the topography which are reasonably 
necessary to develop the site in accordance with the requirements of this chapter. Landscaping 
shall be preserved and/or provided to ensure that proposed uses will be adequately buffered 
from one another and from surrounding public and private property. 

 



 

 

PC determined that there is minimal impact to landscaping as very little if any landscaping 
exists. The site is currently a mostly open weedy property. The additional landscaping provided is 
an improvement to the property. 

 

(3) Storm water and erosion protection. 

 

a. Appropriate measures shall be taken to ensure that removal of surface waters will not 
adversely affect neighboring properties, the public storm water drainage system, or 
nearby bodies of water.  

 

PC determined that appropriate measures shall be taken to ensure that removal of 
surface waters will not adversely affect neighboring properties, the public storm water 
drainage system, or nearby bodies of water.  

 

b. Provisions shall be made to accommodate storm water, prevent erosion and the 
formation of dust.  
 

A soil and erosion permit will be required before construction is to begin. 

 

c. The use of detention/retention ponds may be required.  
 

PC determined that the expansion of the existing detention / retention ponds are 
necessary and adequate for the expansion. 

 

d. Surface water on all paved areas shall be collected at locations so that it will not 
obstruct the flow of vehicular or pedestrian traffic or create standing water that may 
interfere with this traffic.  
 

PC determined that surface water on all paved areas are being collected at locations so 
that it will not obstruct the flow of vehicular or pedestrian traffic or create standing 
water that may interfere with this traffic. 

 

e. Areas of natural drainage such as swales, wetlands, ponds, or swamps shall be 
protected and preserved insofar as practical in their natural state to provide areas for 
natural habitat, preserve drainage patterns and maintain the natural characteristics of 
the land. 
 

None exist upon parcel other than the man made areas for storm water management. 

 

f. Catch basins or other protective measures may be required to contain oil filters or traps 
to prevent contaminants from being discharged to the natural drainage system. Other 
provisions may be required to contain runoff or spillage from areas where hazardous 
materials are stored, or proposed to be stored.  
 

PC determined that none is required at this time. All surface waters are maintained 
onsite and use natural leaching and do not discharge into natural drainage systems as 
permitted by law. 

 



 

 

g. Compliance with the requirements of section 58-487 shall also be demonstrated. 
 

Section 58-47 provisions shall apply to all businesses and facilities, including private and 
public facilities, which use, store or generate hazardous substances and polluting 
materials in quantities greater than 100 kilograms per month, equal to about 25 gallons 
or 220 pounds, and which require site plan review under the provisions of this article or 
other township ordinances. This project will produce no hazardous materials so this 
section does not apply. 

 

(4) The site plan shall provide reasonable, visual and sound privacy for all dwelling units located 
therein. Fences, walks, barriers and landscaping shall be used, as appropriate, for the protection 
and enhancement of property and for the privacy of its occupants. 
 

No dwellings located therein. 

 

(5) Every structure or dwelling unit shall have access to a public street, unless otherwise provided 
in an approved PUD.  

 
Public street access is existing. 

 

(6) A pedestrian circulation system which is insulated as completely as reasonably possible from 
the vehicular circulation system shall be provided.  

 
PC determined the pedestrian circulation system is not required.  

 

(7) Safe, convenient, uncongested, and well-defined vehicular and pedestrian circulation within the 
site shall be provided. Drives, streets and other elements shall be designed to promote safe and 
efficient traffic operations within the site and at its access points.  

 
PC determined that the site plan accommodates safe, convenient, uncongested, and well-
defined vehicular and pedestrian circulation within the site and the drives, streets and other 
elements are designed to promote safe and efficient traffic operations within the site and at its 
access points.  

 

(8) The arrangement of public or common ways for vehicular and pedestrian circulation shall be 
connected to existing or planned streets and pedestrian or bicycle pathways in the area.  

 
PC determined that the existing is adequate. 

 

(9) All streets shall be developed in accordance with chapter 42, subdivisions and the county road 
commission specifications.  

 
PC determined that the existing is adequate with no additional streets required. 

 

(10) All buildings or groups of buildings shall be arranged so as to permit necessary emergency 
vehicle access as required by the fire and police departments.  

https://library.municode.com/mi/muskegon_chrtr_township%2C_(muskegon_co.)/codes/code_of_ordinances?nodeId=COOR_CH58ZO_ARTVIIISIPLRE_S58-487RESTGRPR
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PC determined that the building is arranged to provide emergency vehicle access. Approved by 
the Fire inspector. 

 

(11) The site shall be adequately served by water supply and sewage collection and/or treatment.  

 
The site already has appropriate water and sewer services and this expansions does not require 
additional water or sewer services. 

 

(12) All loading or unloading areas and outside storage areas, including refuse storage stations, shall 
be screened from view of the street and/or adjacent properties by a vertical screen consisting 
of structural or plant materials.  

 
PC determined that the waste containers are properly fenced and proper fencing exists between 
the business and the residential use next door. 

 

(13) Exterior lighting shall be arranged so that it is deflected away from adjacent properties and so 
that it does not impede the vision of traffic along adjacent streets.  

 
PC determined that all exterior lighting proposed remains onsite and no light trespass is 
occurring onto neighboring properties. 

 

(14) Site plans shall conform to all applicable requirements of state and federal statutes and 
approval must be conditioned on the applicant receiving necessary state and federal permits 
before final site plan approval or an occupancy permit is granted.  

 
PC determined that this should be a condition of approval. 

 

Motion by Singerling second by Hughes to approve the Site Plan located at 
3189 E. Apple Ave., parcel # 61-10-026-200-0031-00  considering all site 
plan requirements of Section 58-486 of the Muskegon Charter Township 

Code of Ordinances being met contingent upon special use approval by the 
Township Board and all federal, state, county and local ordinances and 
regulations being met.  

 

Roll Call 

 

Ayes: Hower, Hughes, Singerling 
Nays: Borushko, VandenBosch, Bouwman 

 

Motion Failed 

 

Motion by VandenBosch second by Hower to approve the Site Plan 
located at 3189 E. Apple Ave., parcel # 61-10-026-200-0031-00 

considering all site plan requirements of Section 58-486 of the 
Muskegon Charter Township Code of Ordinances being met contingent 

upon special use approval by the Township Board and all federal, state, 



 

 

county and local ordinances and regulations being met, contingent upon 
approval by third party engineer of the storm water drainage plan. 

 

Roll Call 

 

Ayes: Singerling, Borushko, Hower, Bouwman, Hughes, VandenBosch 
Nays: 

 

Motion Carried 

 

5. PC 20-27 Site Plan 
 

Name:  Liquor and Tobacco Outlet, LLC 
Address: 2139 S. Mill Iron Rd. 
PP#  61-10-036-100-0039-20 
Zoning: Neighborhood Commercial (C1) 

 

Purpose: Retail liquor & tobacco store with small leasable space for 
additional retail use.  

 

Planner Werschem explained that Mr. Singh proposes to construct a two tenant facility with his 

Liquor and Tobacco Outlet occupying a majority of the structure. The property is zoned C1 – 

Neighborhood Commercial so is properly zoned for retail business as a permitted use. As shown on 

the included site plan, he proposes a standard brick two tenant retail facility. He is leaving sufficient 

room to the north for possible access to addition commercial development rear of the property. 

Mr. Jaspal Singh, 6374 E  N Ave, Kalamazoo, MI. No questions from the PC. 

 
(b) Each site plan shall conform to all applicable provisions of this chapter and the following 
standards: 

 

(1) All elements of the site plan shall be designed to take into account the site's 
topography, the size and type of the lot, the character of adjoining property and the 
type and size of buildings. The site shall be developed so as not to impede the normal 
and orderly development or improvement of surrounding property for uses permitted 
in this chapter. 

 

PC determined that all elements of the site plan are designed to take into account the 
site's topography, the size and type of the lot, the character of adjoining property and 
the type and size of buildings. The site is developed so as not to impede the normal and 
orderly development or improvement of surrounding property for uses permitted in this 
chapter. 

 

(2) The landscape shall be preserved in its natural state, insofar as practical, by removing 
only those areas of vegetation or making those alterations to the topography which are 
reasonably necessary to develop the site in accordance with the requirements of this 
chapter. Landscaping shall be preserved and/or provided to ensure that proposed uses 



 

 

will be adequately buffered from one another and from surrounding public and private 
property. 

 

PC determined that there is minimal impact to landscaping as very little if any 
landscaping exists. The site is currently a mostly open weedy property. The additional 
landscaping provided is an improvement to the property. 

 

(3) Storm water and erosion protection. 

 

a. Appropriate measures shall be taken to ensure that removal of surface 
waters will not adversely affect neighboring properties, the public storm water 
drainage system, or nearby bodies of water.  

 

PC determined appropriate measures shall be taken to ensure that removal of 
surface waters will not adversely affect neighboring properties, the public storm 
water drainage system, or nearby bodies of water.  

 

b. Provisions shall be made to accommodate storm water, prevent 
erosion and the formation of dust.  
 

PC determined that proper measures have been taken as well as a soil and 
erosion permit will be required before construction is to begin. 

 

c. The use of detention/retention ponds may be required.  
 

PC determined that the use of detention/retention ponds is required and the 
Site Plan provides adequate retention / detention for the proposed site. 

 

d. Surface water on all paved areas shall be collected at locations so that 
it will not obstruct the flow of vehicular or pedestrian traffic or create standing 
water that may interfere with this traffic.  
 

PC determined that surface water on all paved areas are being collected at 
locations so that it will not obstruct the flow of vehicular or pedestrian traffic or 
create standing water that may interfere with this traffic. 

 

e. Areas of natural drainage such as swales, wetlands, ponds, or swamps 
shall be protected and preserved insofar as practical in their natural state to 
provide areas for natural habitat, preserve drainage patterns and maintain the 
natural characteristics of the land. 
 

None exist upon parcel other than the man made areas for storm water 
management. 

 

f. Catch basins or other protective measures may be required to contain 
oil filters or traps to prevent contaminants from being discharged to the 
natural drainage system. Other provisions may be required to contain runoff or 
spillage from areas where hazardous materials are stored, or proposed to be 



 

 

stored.  
 

PC determined that no hazardous materials are being stored or used upon the 
property so this standard does not apply.  

 

g. Compliance with the requirements of section 58-487 shall also be 
demonstrated. 
 

Section 58-47 provisions shall apply to all businesses and facilities, including 
private and public facilities, which use, store or generate hazardous substances 
and polluting materials in quantities greater than 100 kilograms per month, 
equal to about 25 gallons or 220 pounds, and which require site plan review 
under the provisions of this article or other township ordinances. This project 
will produce no hazardous materials so this section does not apply. 

 

(4) The site plan shall provide reasonable, visual and sound privacy for all dwelling units 
located therein. Fences, walks, barriers and landscaping shall be used, as appropriate, 
for the protection and enhancement of property and for the privacy of its occupants. 
 

No dwellings located therein. 

 

(5) Every structure or dwelling unit shall have access to a public street, unless otherwise 
provided in an approved PUD.  

 
PC determined that public street access is provided and adequate. 

 

(6) A pedestrian circulation system which is insulated as completely as reasonably possible 
from the vehicular circulation system shall be provided.  

 
PC determined that the pedestrian circulation system is not required.  

 

(7) Safe, convenient, uncongested, and well-defined vehicular and pedestrian circulation 
within the site shall be provided. Drives, streets and other elements shall be designed 
to promote safe and efficient traffic operations within the site and at its access points.  

 
PC determined that the site plan accommodates safe, convenient, uncongested, and 
well-defined vehicular and pedestrian circulation within the site and the drives, streets 
and other elements are designed to promote safe and efficient traffic operations within 
the site and at its access points.  

 

(8) The arrangement of public or common ways for vehicular and pedestrian circulation 
shall be connected to existing or planned streets and pedestrian or bicycle pathways in 
the area.  

 
PC determined that the proposed is adequate. 

 

(9) All streets shall be developed in accordance with chapter 42, subdivisions and the 
county road commission specifications.  
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PC determined that no additional streets are requested nor required. 

 

(10) All buildings or groups of buildings shall be arranged so as to permit necessary 
emergency vehicle access as required by the fire and police departments.  

 
PC determined that the building is arranged to provide emergency vehicle access. 
Approved by the Fire inspector. 

 

(11) The site shall be adequately served by water supply and sewage collection and/or 
treatment.  

 
The site is required to connect to the municipal sewer system. Municipal water is not 
available at this location. 

 

(12) All loading or unloading areas and outside storage areas, including refuse storage 
stations, shall be screened from view of the street and/or adjacent properties by a 
vertical screen consisting of structural or plant materials.  

 
PC determined that the waste containers are properly fenced and proper screening is 
provided. 

 

(13) Exterior lighting shall be arranged so that it is deflected away from adjacent properties 
and so that it does not impede the vision of traffic along adjacent streets.  

 
PC determined that all exterior lighting proposed remains onsite and no light trespass is 
occurring onto neighboring properties. 

 

(14) Site plans shall conform to all applicable requirements of state and federal statutes and 
approval must be conditioned on the applicant receiving necessary state and federal 
permits before final site plan approval or an occupancy permit is granted.  

 
PC determined that this should be a condition of approval. 

 

Motion by Hower seconded by Borushko to approve the Site Plan 

located at 2139 S. Mill Iron Rd., parcel # 61-10-036-100-0039-20 
considering all site plan requirements of Section 58-486 of the 
Muskegon Charter Township Code of Ordinances being met 

contingent upon all federal, state, county and local ordinances and 
regulations being met.  

 

Roll Call 

 

Ayes: Singerling, Borushko, Hower, Bouwman, Hughes 

         Nays: None 

         Abstain: VandenBosch 
 

Motion Carried 



 

 

6. PC 20-28 Site Plan 
 

Name:  Monroe Truck Accessories 
Address: 2915 E. Apple 
PP#  61-10-026-200-0015-00 
Zoning: Neighborhood Commercial (C1) 

 

Purpose: Building addition for storage and maintenance. 

 

Planner Werschem indicated that Mr. Monroe proposes to put an addition onto his existing facility for 

additional storage and maintenance area for Monroe Truck Accessories. Staff believes we have finally come 

to a layout that is compliant with the laws and meets the needs of the applicants. Two factors exists however 

that are worth noting. 

An original dumpster and enclosure was proposed to handle the waste for this location. That has now been 

removed from this plan. We believe it needs to be documented the manner in which they propose to handle 

waste for this location. 

Though it is not part of the site plan, we believe it is worth discussion and documentation, the fact that either 

fire suppression or proper fire walls are required. 

Mr. Monroe acquired an easement from the neighboring property to properly provide for storm water 

management for the site. The Township does have a copy of the easement document to assure that it is in 

place. 

Don Monroe, 2915 E Apple Ave, Muskegon MI stated that there is a constraint on land because of a growing 

business.  They are doing what they can.  They are coming in to busy time of year with having snow plows. 

Nick Monroe, 2915 E Apple Ave, Muskegon MI, stated that  there would be no additional waste if that was a 

concern.  Brian Werschem stated that the dumpster is in an improper location, and must meet ordinance. 

Don stated that they will move it 2915 E Apple site and have an enclosure. 

PC could allow it on the other side of the road but they would have to provide a tie bar and the site plan 

approved.  

Issue from the Township stand point is the dumpster can’t fit on property, and if the property across the road 

were to sell, they would have to be tied together.  The properties can’t be combined because the road runs 

between the two sites.  

Joe Singerling asked if Monroes were comfortable with the motion that the dumpster has to be accessible to 

fire in case of dumpster fire. Don stated he would rather have it on the same side as the business, but it must 

be 10’ from structure, 10’ from building on side or back, it cannot be in front of the building.  

 

 

 

 

 

 



 

 

(b) Each site plan shall conform to all applicable provisions of this chapter and the following 
standards: 

 

(1) All elements of the site plan shall be designed to take into account the site's 
topography, the size and type of the lot, the character of adjoining property 
and the type and size of buildings. The site shall be developed so as not to 
impede the normal and orderly development or improvement of surrounding 
property for uses permitted in this chapter. 

 

PC determined that all elements of the site plan are designed to take into 
account the site's topography, the size and type of the lot, the character of 
adjoining property and the type and size of buildings. The site is developed so as 
not to impede the normal and orderly development or improvement of 
surrounding property for uses permitted in this chapter. 

 

(2) The landscape shall be preserved in its natural state, insofar as practical, by 
removing only those areas of vegetation or making those alterations to the 
topography which are reasonably necessary to develop the site in accordance 
with the requirements of this chapter. Landscaping shall be preserved and/or 
provided to ensure that proposed uses will be adequately buffered from one 
another and from surrounding public and private property. 

 

PC determined that there is minimal impact to landscaping as very little if any 
landscaping exists. The site is currently a mostly gravel area. Any additional 
landscaping provided is an improvement to the property. 

 

(3) Storm water and erosion protection. 

 

a. Appropriate measures shall be taken to ensure that removal of surface 
waters will not adversely affect neighboring properties, the public storm 
water drainage system, or nearby bodies of water.  

 

PC determined that appropriate measures shall be taken to ensure that 
removal of surface waters will not adversely affect neighboring 
properties, the public storm water drainage system, or nearby bodies of 
water primarily through the improved drainage and retention / 
detention provided including within the easement. 

 

b. Provisions shall be made to accommodate storm water, prevent 
erosion and the formation of dust.  
 

PC determined that proper measures have been taken as well as a soil 
and erosion permit will be required before construction is to begin. 

 

c. The use of detention/retention ponds may be required.  
 



 

 

PC determined that the use of detention/retention ponds is required 
and the Site Plan provides adequate retention / detention for the 
proposed site. 

 

d. Surface water on all paved areas shall be collected at locations so that 
it will not obstruct the flow of vehicular or pedestrian traffic or create 
standing water that may interfere with this traffic.  
 

PC determined that surface water on all paved areas are being 
collected at locations so that it will not obstruct the flow of vehicular or 
pedestrian traffic or create standing water that may interfere with this 
traffic. 

 

e. Areas of natural drainage such as swales, wetlands, ponds, or swamps 
shall be protected and preserved insofar as practical in their natural 
state to provide areas for natural habitat, preserve drainage patterns 
and maintain the natural characteristics of the land. 
 

None exist upon parcel other than the man made areas for storm water 
management. 

 

f. Catch basins or other protective measures may be required to contain 
oil filters or traps to prevent contaminants from being discharged to 
the natural drainage system. Other provisions may be required to 
contain runoff or spillage from areas where hazardous materials are 
stored, or proposed to be stored.  
 

PC determined that no hazardous materials are being stored or used 
upon the property so this standard does not apply.  

 

g. Compliance with the requirements of section 58-487 shall also be 
demonstrated. 
 

Section 58-47 provisions shall apply to all businesses and facilities, 
including private and public facilities, which use, store or generate 
hazardous substances and polluting materials in quantities greater 
than 100 kilograms per month, equal to about 25 gallons or 220 
pounds, and which require site plan review under the provisions of this 
article or other township ordinances. This project will produce no 
hazardous materials so this section does not apply. 

 

(4) The site plan shall provide reasonable, visual and sound privacy for all dwelling 
units located therein. Fences, walks, barriers and landscaping shall be used, as 
appropriate, for the protection and enhancement of property and for the 
privacy of its occupants. 
 

No dwellings located therein. 
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(5) Every structure or dwelling unit shall have access to a public street, unless 
otherwise provided in an approved PUD.  

 
PC determined that public street access is provided and adequate. 

 

(6) A pedestrian circulation system which is insulated as completely as reasonably 
possible from the vehicular circulation system shall be provided.  

 
PC determined that the pedestrian circulation system is not required.  

 

(7) Safe, convenient, uncongested, and well-defined vehicular and pedestrian 
circulation within the site shall be provided. Drives, streets and other elements 
shall be designed to promote safe and efficient traffic operations within the 
site and at its access points.  

 
PC determined that the site plan accommodates safe, convenient, uncongested, 
and well-defined vehicular and pedestrian circulation within the site and the 
drives, streets and other elements are designed to promote safe and efficient 
traffic operations within the site and at its access points.  

 

(8) The arrangement of public or common ways for vehicular and pedestrian 
circulation shall be connected to existing or planned streets and pedestrian or 
bicycle pathways in the area.  

 
PC determined the proposed is adequate. 

 

(9) All streets shall be developed in accordance with chapter 42, subdivisions and 
the county road commission specifications.  

 
PC determined no additional streets are requested nor required. 

 

(10) All buildings or groups of buildings shall be arranged so as to permit necessary 
emergency vehicle access as required by the fire and police departments.  

 
PC determined that the building is arranged to provide emergency vehicle 
access. Approved by the Fire inspector. 

 

(11) The site shall be adequately served by water supply and sewage collection 
and/or treatment.  

 
PC determined that the site already has adequate water and sewer services and 
this addition will have no effect on water / sewer services. 

 

(12) All loading or unloading areas and outside storage areas, including refuse 
storage stations, shall be screened from view of the street and/or adjacent 
properties by a vertical screen consisting of structural or plant materials.  

No waste containers are proposed. I believe this warrants discussion as to how they 
propose to maintain their waste. 
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(13) Exterior lighting shall be arranged so that it is deflected away from adjacent 
properties and so that it does not impede the vision of traffic along adjacent 
streets.  

 
PC determined that all exterior lighting proposed remains onsite and no light 
trespass is occurring onto neighboring properties. 

 

(14) Site plans shall conform to all applicable requirements of state and federal 
statutes and approval must be conditioned on the applicant receiving 
necessary state and federal permits before final site plan approval or an 
occupancy permit is granted.  

 
PC determined that this should be a condition of approval. 

 

Motion by Singerling seconded by Borushko to approve the Site Plan 
located at 2915 E. Apple Ave., parcel # 61-10-026-200-0015-00  
considering all site plan requirements of Section 58-486 of the 

Muskegon Charter Township Code of Ordinances being met 
contingent upon all federal, state, county and local ordinances and 
regulations being met. Location of waste dumpster enclosure 

approvable by Planner, Building Official and Fire Marshal. 

 

Roll Call 

 

Ayes: Singerling, Borushko, Hower, Bouwman, Hughes, VandenBosch 

Nays: None 
Abstain: Hughes 

 

Motion Carried 

 

Public Comment  

None 

Announcements – Regular Meeting WebEX October 12, 2020 6:30 Work Session, 

7:00 Meeting (25 people we will meet in person) 

 

Adjournment 

Motioned by Hower supported by VandenBosch to adjourn at 8:25 P.M. 

Motion carried. 

Respectfully submitted by, 

Sandra Frein 

Secretary 


